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Dear Ms. Dominguez: 

In accordance with your request and our Proposal No. LE-19319 dated August 27, 2019, we have 

performed a Phase I Environmental Site Assessment (ESA) of the eastern portion of the property and 

improvements located at 4700 Mesa Drive (the Site) in Oceanside, California.  

We performed the Phase I ESA to provide information regarding the potential for existing hazardous 

substances and/or petroleum product impacts at the Site as part of Sunrise Senior Living LLC’s due 

diligence process prior to purchasing the Site. The accompanying report presents the details of our 

Phase I ESA. 

We appreciate the opportunity to have provided our services to Sunrise Senior Living, LLC on this 

project. Please contact us if you have any questions concerning this report or if we may be of further 

service.  
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Senior Staff Scientist 
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PHASE I ENVIRONMENTAL SITE ASSESSMENT REPORT 

1. INTRODUCTION 

We have performed a Phase I Environmental Site Assessment (ESA) of the eastern portion of the 

property and improvements located at 4700 Mesa Drive (the Site) in Oceanside, California. Sunrise 

Senior Living, LLC (the Client) requested the Phase I ESA to provide information regarding the 

potential for existing hazardous substances and/or petroleum product impacts at the Site as part of 

Sunrise Senior Living, LLC’s due diligence process prior to purchasing the Site. This report describes 

the methodology and procedures and presents the findings of our Phase I ESA. 

1.1 Purpose and Objectives 

The purpose of the Phase I ESA was to identify evidence or indications of ‘recognized environmental 

conditions’ (REC) as defined by the American Society for Testing and Materials (ASTM) Designation 

E 1527-13 Standard Practice for Environmental Site Assessments: Phase I Environmental Site 

Assessment Process. Section 1.1.1 of ASTM Designation E 1527-13 defines an REC as “the presence 

or likely presence of any hazardous substances or petroleum products in, on, or at a property:   (1) due 

to release to the environment; (2) under conditions indicative of a release to the environment; or 

(3) under conditions that pose a material threat of a future release to the environment. De minimis 

conditions are not recognized environmental conditions.” De minimis conditions are those that 

generally do not present a threat to human health or the environment and that generally would not be 

the subject of enforcement action if brought to the attention of appropriate governmental agencies.  

ASTM Designation E 1527-13 also defines ‘Historical’ and ‘Controlled’ RECs. They define an 

‘Historical REC’ (HREC) as “A past release of any hazardous substances or petroleum products that 

has occurred in connection with the property and has been addressed to the satisfaction of the 

applicable regulatory authority or meeting unrestricted use criteria established by a regulatory 

authority, without subjecting the property to any required controls (for example, property use 

restrictions, activity and use limitations, institutional controls, or engineering controls).” ASTM 

defines a ‘Controlled REC’ (CREC) as “a recognized environmental condition resulting from a past 

release of hazardous substances or petroleum products that has been addressed to the satisfaction of 

the applicable regulatory authority (for example, as evidenced by the issuance of a no further action 

letter or equivalent, or meeting risk-based criteria established by regulatory authority), with hazardous 

substances or petroleum products allowed to remain in place subject to the implementation of required 

controls (for example, property use restrictions, activity and use limitations, institutional controls, or 

engineering controls).” An HREC is not an REC if a property meets current standards for unrestricted 

residential use. A CREC remains an REC by definition when the property does not meet the 

unrestricted residential use requirements unconditionally.  
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We also conducted the Phase I ESA in general accordance with the requirements of 40 Code of 

Federal Regulations (CFR) Part 312 titled Standards and Practices for All Appropriate Inquiries, as 

required under Sections 101(35)(B)(ii) and (iii) of the Comprehensive Environmental Response, 

Compensation, and Liability Act (CERCLA). The purpose of conducting an all appropriate inquiries 

investigation into the previous ownership and uses of a property is to meet the provisions necessary for 

the landowner, contiguous property owner, and/or bona fide prospective purchaser to qualify for 

certain landowner liability protections under CERCLA. 

The following principles are an integral part of ASTM Designation E1527-13: 

 “Uncertainty Not Eliminated – No environmental site assessment can wholly eliminate 
uncertainty regarding the potential for recognized environmental conditions in connection 
with a property. Performance of this practice is intended to reduce, but not eliminate, 
uncertainty regarding the potential for recognized environmental conditions in connection 
with a property, and this practice recognizes reasonable limits of time and cost.” 

 “Not Exhaustive – All Appropriate Inquiries does not mean an exhaustive assessment of a 
property. There is a point at which the cost of information obtained or the time required to 
gather it outweighs the usefulness of the information and, in fact, may be a material detriment 
to the orderly completion of transactions. One of the purposes of this practice is to identify a 
balance between the competing goals of limiting the costs and time demands inherent in 
performing an environmental site assessment and the reduction of uncertainty about unknown 
conditions resulting from additional information.” 

 “Level of Inquiry is Variable – Not every property will warrant the same level of 
assessment. Consistent with good commercial and customary practice, the appropriate level of 
environmental site assessment will be guided by the type of property subject to assessment, 
the expertise and risk tolerance of the user, and the information developed in the course of the 
inquiry.” 

1.2 Scope of Services 

We performed the scope of services outlined in our Proposal No. LE-19319 dated August 27, 2019, 

with the exception that we did not review Sanborn fire insurance maps, as Environmental Data 

Resources, Inc. (EDR) indicated that there are none available for the Site or surrounding vicinity. The 

main components of the Phase I ESA and their objectives, as specified by the referenced standards, 

include the following: 

 Physical Setting Review:   we reviewed physical setting references for information 
concerning the topographic, geologic, and hydrogeologic characteristics of the Site and 
vicinity. Such information may be indicative of pathways (i.e., direction and/or extent) that a 
contaminant could migrate along in the event of a spill or release.

 Regulatory Agency Records Review:   we reviewed publicly available Federal, State, and 
local regulatory agency records for information regarding the use, storage, and disposal of 
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hazardous substances and/or petroleum products at the Site and facilities and properties 
adjoining or within ¼ mile of the Site. Such records may identify RECs at or potentially 
affecting the Site.

 Site History Review:   we reviewed information regarding the historical uses of the Site and 
adjoining and nearby facilities and properties back to the Site’s and other properties’ first use 
or 1940, whichever is earlier, that could have led to RECs on or near the Site. Historical 
sources reviewed included Sanborn fire insurance maps, aerial photographs, topographic 
maps, and city directories. In addition, we conducted interviews with persons who were 
expected to be reasonably knowledgeable about historical and/or current conditions at and 
uses of the Site.

 Site Reconnaissance:   we performed a site reconnaissance to observe site conditions and 
activities for evidence of RECs. The site reconnaissance was for the Site only. We viewed 
offsite properties and features solely from the vantage of the Site and public thoroughfares. 

1.3 Report Limitations 

We prepared this Phase I ESA report exclusively for the Client. The information obtained is only 

relevant for the dates of the records reviewed and the latest site visit. Therefore, the information 

contained herein is only valid as of the date of the report and will require an update after 180 days to 

reflect updated records and another reconnaissance to assess current site conditions. 

The Client should recognize that a Phase I ESA is not a comprehensive site characterization and 

should not be construed as such. The findings and conclusions presented in this report are predicated 

on the site reconnaissance, information in the specified regulatory records, and information regarding 

the historical usage of the Site, as presented in this report. The Client should also understand that 

wetlands, asbestos-containing building materials, lead-containing paint, lead in drinking water, radon, 

mercury related to mining activities, methane, and mold surveys were not included in the scope of 

services for this Phase I ESA. Assessment for potential naturally occurring hazards such as asbestos 

and arsenic was also not included.   

Therefore, the report should only be deemed conclusive with respect to the information obtained. No 

guarantee or warranty of the results of the Phase I ESA is implied within this report or any subsequent 

reports, correspondence or consultation, either express or implied. We strived to conduct the services 

summarized herein in accordance with the local standard of care in the geographic region at the time 

the services were rendered. 

1.4 Data Gaps 

A data gap is defined by ASTM Designation E 1527-13 as “a lack of or inability to obtain information 

required by this practice despite good faith efforts by the environmental professional to gather such 

information.” Data gaps could include such things as insufficient historical information, the inability 
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to interview persons with direct site knowledge (e.g., the owner(s), past owner(s), tenants, workers, 

etc.) or the lack of access to all parts of a site during the site reconnaissance. As stated in Section 1.2, 

we did not review Sanborn maps for the Site or surrounding vicinity as none were available. We do 

not consider the lack of Sanborn maps a data gap, though, as we were able to review sufficient 

historical information regarding the Site and vicinity from other sources.

2. SITE DESCRIPTION 

This section provides information regarding the location and physical characteristics of the Site 

including its size, topography, geologic, soil, and hydrogeologic conditions. 

2.1 Location and Legal Description 

The 2.91-acre Site is located on a portion of 4700 Mesa Drive in an area east of the Canyon Vista and 

Ivey Ranch neighborhoods in Oceanside, California (Figure 1). The Site is situated south of 

Sandalwood Way, west of Glenhollow Circle, north of Mesa Drive and east of College Boulevard. The 

Site is located within the eastern portion San Diego County assessor’s parcel number (APN) 161-511-

19. A copy of the parcel maps is in Appendix A.   

The Site is depicted in the northwestern portion of Section 15 of Township 11 South, Range 4 West, 

San Bernardino Base and Meridian on the United States Geological Survey’s (USGS) San Luis Rey, 

California, 7.5-minute topographic map (USGS, 2012). 

2.2 Site and Vicinity General Characteristics 

The Site is utilized as an overflow gravel parking lot by the adjacent property to the west, Lighthouse 

Christian Church. The surrounding vicinity is developed primarily with single-family residential. A 

YMCA recreation center and an elementary school are located south and southeast of the Site, 

respectively. Figure 2 depicts the site boundaries and features and surrounding properties. Further site 

description is provided in Sections 2.4 and 6. 

2.2.1 Topography 

The topography of the site vicinity is characterized by hills and ravines with moderate slopes. The Site 

gently slopes to the north-northwest and a canyon slope is adjacent to the north of the Site. The USGS 

San Luis Rey, California, 7.5-minute topographic map (USGS, 2012), depicts the site elevation as 

approximately 360 feet above mean sea level. 
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2.2.2 Geologic and Soil Conditions 

The Site is located in the Peninsular Ranges geomorphic province of Southern California (Norris and 

Webb, 1990). This geomorphic province extends approximately 900 miles from its northern terminus 

against the Transverse Ranges and Los Angeles Basin, south to the tip of Baja California. In general, 

the province is characterized by rugged mountains in Mesozoic igneous and metamorphic rocks to the 

east, with a dissected coastal plain on Cenozoic sediments to the west. The Peninsular Ranges vary in 

width from approximately 30 to 100 miles, and are traversed fault zones trending roughly northwest-

southeast.  

Information concerning the surface geologic conditions at and in proximity to the Site was obtained 

from a review of the Geologic Map of the Oceanside 30’ X 60’ Quadrangle, San Diego County, 

California (USGS, 2005). The map shows that the Site is underlain by the middle-Eocene Santiago 

Formation, which is characterized as medium- to coarse-grained and moderately sorted sandstone and 

conglomerate, with claystone and siltstone lenses. 

Information concerning the soil conditions at and in proximity to the Site from the United States 

Department of Agriculture, Natural Resources Conservation Service, Web Soil Survey 

(http://websoilsurvey.nrcs.usda.gov/app/HomePage.htm) indicates that site soil consists of Diablo 

clay, which is well-drained, has very slow infiltration rates and classified with high runoff. These soils 

are derived from residuum weathered from calcareous sandstone and shale and occur on hillslopes 

ranging from 2 to 9 percent.  

2.2.3 Hydrologic and Hydrogeologic Conditions 

Groundwater quality and occurrence information available from the California Department of Water 

Resources and the California State Water Resources Control Board (SWRCB) indicates that the Site is 

located in the Lower San Luis Hydrologic Area (903.10) of the San Luis Rey Hydrologic Unit 

(903.00). Groundwater in the Lower San Luis Hydrologic Area has existing beneficial use designation 

for municipal and domestic supply, agricultural supply, and industrial supply purposes (SWRCB, 

2019).  

In an effort to assess local groundwater conditions, we reviewed reports available on the SWRCB’s 

GeoTracker online database (http://geotracker.waterboards.ca.gov) for nearby facilities with a 

groundwater monitoring well array. The nearest such facility is over one-mile northwest of the Site 

and therefore has groundwater conditions that are likely not representative of conditions beneath the 

Site. Based on the site topography and elevation, depth to groundwater is anticipated to be in excess of 

50 feet and groundwater flow direction is expected to be generally to the west toward the Pacific 

Ocean with local variations associated with topography. 
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2.3 Current and Planned Uses of the Site 

The Site is developed for commercial use, and is currently used as an overflow parking lot for the 

adjacent church property to the west. The Client indicated that they plan to develop the Site for a two-

story 95-unit assisted living facility totaling approximately 81,000 square feet (Sunrise of Oceanside). 

Further description of the Site is provided in Section 6.  

2.4 Descriptions of Structures, Roads, Other Improvements on the Site 

The Site is improved with an asphalt-paved roadway, lighting poles and an RV/bus storage canopy.  

Landscaped areas are located along the southern site boundary along with brow ditches that convey 

stormwater into the municipal storm drain system. Further description of the Site is provided in 

Section 6.3. 

2.5 Current Uses of Adjoining Properties 

Current uses of adjoining properties to the south and east are single-family residential. The property 

adjacent to the west is occupied by a church (Lighthouse Christian) and the property to the southwest 

is occupied by the Joe and Mary Mottino Family YMCA. An undeveloped slope is located north of the 

site boundary, beyond which is single-family residential. Further information regarding adjoining 

properties is provided in Section 6.4.  

3. USER–PROVIDED INFORMATION 

This section summarizes site information provided by the Client – the “user” of this Phase I ESA. Also 

provided are responses to inquiries to the Client via a “user” questionnaire for information pertaining 

to the Site. Jackie Dominguez with Sunrise Senior Living, LLC, completed the questionnaire 

(Appendix B).  

3.1 Title, Appraisal and Sale Agreement Records 

Ms. Dominguez provided us with a Preliminary Title Report (PTR) for the Site prepared by First 

American Title Company dated July 16, 2019. The PTR indicates that the site parcel is owned by 

Lighthouse Christian Church of Oceanside, a California nonprofit corporation. 

3.2 Environmental Liens or Activity and Use Limitations  

Ms. Dominguez indicated that she has no knowledge of environmental liens or activity and use 

limitations for the Site. 
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3.3 Specialized Knowledge  

Ms. Dominguez indicated she has no specialized knowledge of the Site. 

3.4 Commonly Known or Reasonably Ascertainable Information  

Ms. Dominguez indicated she is not aware of commonly known or reasonably ascertainable 

information pertaining to the Site, other than its former use as an overflow parking lot for the adjacent 

Lighthouse Christian Church of Oceanside.  

3.5 Owner, Property Manager, and Occupant Information  

Ms. Dominguez indicated that Lighthouse Christian Church of Oceanside currently owns, manages, 

and operates the Site.  

3.6 Valuation Reduction for Environmental Issues  

According to Ms. Dominguez, the monetary value of the Site has not been reduced due to 

environmental issues. 

3.7 Reason for Performing the Phase I ESA 

The Phase I ESA was requested to provide information regarding the potential for existing hazardous 

substance and/or petroleum product impacts at the Site as part of their due diligence process prior to 

purchasing the Site. 

3.8 Previous Documents/Reports 

The client provided no previous environmental reports for the Site to us.   

4. RECORDS REVIEW 

This section summarizes information we obtained from readily available agency records for the Site 

and properties and facilities in the surrounding vicinity. 
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4.1 Standard Environmental Record Sources 

EDR searched federal, state, and local databases regarding the use, storage, disposal, or release of 

hazardous substances and/or petroleum products for the Site and area within one mile of the Site. The 

databases that list the Site and/or properties/facilities within one mile of the Site and the number of 

properties/facilities listed are summarized in the table below. A copy of The EDR Radius MapTM

Report with GeoCheck, dated August 28, 2019, is in Appendix C. 

Database Name 
Search 
Radius 
(Mile) 

Number 
of 

Listings 

STATE AND LOCAL DATABASES 

RCRA-NonGen (Resource Conservation and Recovery Act – Non-Generators) ½ 1 

CERS HAZ WASTE (CalEPA Hazardous Waste Management Site Portal) ¼  2 

FINDS (EPA Facility Index System for Environmental Compliance History) TP 2 

SAN DIEGO CO. HMMD (Hazardous Materials Management Division) ½  3 

4.1.1 Site 

The Site is listed on the San Diego Co. HMMD, CERS HAZ Waste, and FINDS databases. Upon 

further review, these Site listings are related to offsite features on the adjacent property to the west 

(Lighthouse Christian Church) associated with the site address 4700 Mesa Drive. Following are 

summaries of information from each database listing. 

The Site is listed on the San Diego Co. HMMD, FINDS, and CERS databases as “AT&T Mobility – 

Lighthouse Christian Church” for storing “lead-acid batteries” onsite with permits dating from 2014 to 

2018. Routine compliance inspections were noted in the database and no violations were reported. The 

Site is also listed on the FINDS database in October 2015 as “Verizon Wireless: College Boulevard 

and Mesa Drive” with no additional information provided.  

The lack of reported violations or inclusion on any release-related database suggests that site 

conditions related to these listings are unlikely to have caused an REC at the Site.   

4.1.2 Offsite Properties 

The adjacent property to the southwest, Joe and Mary Mottino Family YMCA (4701 Mesa Drive), is 

listed on the CERS HAZ Waste, San Diego Co. HMMD and RCRA-NonGen databases dating from 

2015 to 2018.  
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The databases indicate that the facility is permitted for being a “handler” of hazardous waste (not 

presently generating waste) and for storing and using typical chemicals associated with recreational 

swimming pools (liquid chlorine and muriatic acid). A violation was reported for “failure to provide 

initial annual training to all employees,” but appeared to be corrected. No other pertinent information 

is provided in the database. The administrative nature of the violation and lack of inclusion on any 

release-related database suggests that site conditions related to these listings are unlikely to have 

caused an REC at the Site.   

No additional offsite properties within 1⁄8 mile (or ¼ mile for LUST facilities) of the Site are identified 

in the regulatory databases reviewed. Distances reported by EDR may differ from actual distances. 

4.1.3 Orphan Summary 

EDR’s Orphan Summary identifies properties with incomplete address information and therefore 

cannot be accurately plotted. Two properties are listed, but they are over one-half mile from the Site 

and therefore would not have caused an REC at the Site.  

4.2 Additional Environmental Record Sources 

This section summarizes information from additional, readily available environmental record sources 

regarding the Site and properties/facilities within one mile from the Site.  

4.2.1 GeoTracker and EnviroStor Databases 

We reviewed the SWRCB’s GeoTracker and the California Department of Toxic Substance Control’s 

(DTSC) EnviroStor online database (http://www.envirostor.dtsc.ca.gov/public/) for information 

regarding the Site and nearby properties/facilities within ¼ mile of the Site. GeoTracker and 

EnviroStor list the same facilities summarized in Sections 4.1.1 and 4.1.2. No additional facilities 

within ¼ mile of the Site are listed.   

4.2.2 State of California Department of Conservation, Division of Oil, Gas and 
Geothermal Resources (DOGGR) 

We reviewed the California Division of Oil, Gas, and Geothermal Resources’ (DOGGR) website 

(http://maps.conservation.ca.gov/doggr/index.html) to evaluate the potential for existing/former oil, 

gas, or geothermal wells on the Site or properties proximal to the Site. DOGGR information indicates 

that no former or current wells are or were located within one mile of the Site. 
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4.2.3 County of San Diego Department of Agriculture, Weights and Measures 

We submitted a request to the County of San Diego, Department of Agriculture, Weights and 

Measures (DAWM), Pesticide Use Enforcement Division regarding possible use of restricted 

pesticides/herbicides at the Site. That office maintains such records for approximately 4 years. The 

DAWM indicated that no record of restricted pesticide/herbicide use was reported for the site APN for 

the period of 2016 through 2019. 

4.2.4 San Diego Air Pollution Control District  

We submitted a request to the San Diego Air Pollution Control District (APCD) for records pertaining 

to the Site. The APCD indicated that no records are on file for the site APN or address. 

4.2.5 County of San Diego Department of Environmental Health 

We submitted a request to the DEH for records pertaining to the Site. Edwin Andrus with the DEH 

indicated that several records are on file for the site address, but pertain to offsite features related to 

operations for the adjacent property Lighthouse Church. These documents include several routine 

compliance inspections pertaining to an unmanned Verizon Wireless Operations Control Center that 

contains an emergency diesel generator and a battery electrolyte solution used for powering the 

cellular equipment (Figure 2). The inspections were conducted from approximately 2006 to 2018 with 

no violations reported. The administrative nature of the records and lack of violations or inclusion on 

any release-related database suggests that site conditions related to these inspections are unlikely to 

have caused an REC at the Site.  

4.2.6 San Diego Gas and Electric Company  

We observed no transformers onsite and none were likely on the Site previously. Therefore, San Diego 

Gas & Electric Company (SDG&E) was not contacted as part of this assessment. Additionally, 

documented discussions with SDG&E representatives regarding transformers indicate that SDG&E 

has never specified PCB-containing transformers for its electrical distribution system. Regardless, 

SDG&E has determined that some older (pre-1980s) mineral transformers were inadvertently 

contaminated with PCBs by the manufacturer. Based on a statistical sampling and testing program 

reportedly performed by SDG&E, it is unlikely that transformers found within its service area contain 

PCBs. 

5. HISTORICAL USE 

This section summarizes information obtained from a variety of sources regarding the historical uses 

of the Site in an effort to identify those uses that could have led to RECs. The sources of information 
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included Sanborn fire insurance maps, historical aerial photographs, historical topographic maps, and 

an abstract of city directories provided by EDR.  

5.1 Aerial Photographs 

We reviewed historical aerial photographs for the years 1938, 1946, 1953, 1964, 1967, 1970, 1979, 

1985, 1989, 1994, 2005, 2009, 2012 and 2016 (Appendix D) for indications of past land uses that had 

the potential to have impacted the Site through the use, storage or disposal of hazardous substances 

and/or petroleum products. The following table summarizes our observations of the Site and adjacent 

properties. 

Year 
Observations 

Site Adjacent Properties 

1938 

(1” = 500’) 

The Site appears to have been 
undeveloped land.  

Adjacent properties appear to have been 
undeveloped land. 

1946 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 1938 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 1938 aerial photograph. 

1953 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 1946 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 1946 aerial photograph. 

1964 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 1953 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 1953 aerial photograph. 

1967 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 1964 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 1964 aerial photograph.  

1970 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 1967 aerial 
photograph.  

Conditions appear to have been similar to those 
observed on the 1967 aerial photograph.  

1979 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 1970 aerial 
photograph.  

Conditions appear to have been similar to those 
observed on the 1970 aerial photograph. 

1985 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 1979 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 1979 aerial photograph. 

1989 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 1985 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 1985 aerial photograph, except 
that adjacent properties were no longer under 
agricultural use and several properties in the site 
vicinity appeared graded in preparation for 
development. 
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Year 
Observations 

Site Adjacent Properties 

1994 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 1989 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 1989 aerial photograph. 

2005 

(1” = 500’) 

The Site appears to have been 
developed into its current configuration 
as an overflow gravel parking lot for 
the adjacent church to the west.    

Conditions appear to have been similar to those 
observed on the 1994 aerial photograph, except 
that the Lighthouse Christian Church to the west 
appears fully developed along with an increase in 
single-family residential development in the site 
vicinity.  

2009 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 2005 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 2005 aerial photograph. 

2012 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 2009 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 2009 aerial photograph. 

2016 

(1” = 500’) 

Conditions appear to have been similar 
to those observed on the 2012 aerial 
photograph. 

Conditions appear to have been similar to those 
observed on the 2012 aerial photograph. 

We observed no conditions or features that would be considered direct evidence of RECs for the Site 

in the aerial photographs.

5.2 Topographic Maps  

We reviewed historical topographic maps for the years 1893, 1898, 1901, 1947, 1948, 1949, 1968, 

1975, 1997 and 2012 (Appendix E). The following table summarizes observations of the Site and 

adjacent properties on the historical topographic maps. 

Year 
Observations 

Site Adjacent Properties 

1893 

(1:62,500) 

The Site is depicted as undeveloped 
land. San Luis Rey Mission and Loma 
Alta are depicted northwest and south 
of the Site, respectively. 

The adjacent properties are depicted as undeveloped. 
Limited structural development is depicted in the site 
vicinity.  

1898 

(1:62,500) 

Conditions are similar to those 
depicted on the 1893 topographic 
map. 

Conditions are similar to those depicted on the 1893 
topographic map. 
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Year 
Observations 

Site Adjacent Properties 

1901 

(1:62,500)  

Conditions are similar to those 
depicted on the 1898 topographic 
map. 

Conditions are similar to those depicted on the 1898 
topographic map. 

1947 

(1:24,000) 

Conditions are similar to those 
depicted on the 1901 topographic 
map. 

Conditions are similar to those depicted on the 1901 
topographic map. 

1948 

(1:24,000)  

Conditions are similar to those 
depicted on the 1947 topographic 
map. 

Conditions are similar to those depicted on the 1947 
topographic map, except that increased structural 
development is depicted in the site vicinity. 

1949 

(1:24,000) 

Conditions are similar to those 
depicted on the 1948 topographic 
map. 

Conditions are similar to those depicted on the 1948 
topographic map. 

1968 

(1:24,000) 

Conditions are similar to those 
depicted on the 1949 topographic 
map. 

Conditions are similar to those depicted on the 1949 
topographic map. 

1975 

(1:24,000)  

Conditions are similar to those 
depicted on the 1968 topographic 
map. 

Conditions are similar to those depicted on the 1968 
topographic map, except that increased structural 
development is depicted in the site vicinity. 

1997 

(1:24,000) 

Conditions are similar to those 
depicted on the 1975 topographic 
map. 

Conditions are similar to those depicted on the 1975 
topographic map, except that several surface streets 
are depicted in the site including Mesa Drive and 
College Boulevard.  

2012 

(1:24,000) 

No shading or structures are depicted. No shading or structures are depicted. 

The historical topographic maps depict no conditions, structures, or uses on the Site or adjacent 

properties that would suggest the presence of RECs.

5.3 City Directories  

EDR prepared an abstract of city directories including city, cross-reference, and telephone directories 

summarized in the EDR-City Directory Image Report dated August 28, 2019. The directories were 

reviewed at approximately 5-year intervals, if available, from 1921 to 2014. A copy of the EDR city 

directory abstract including information regarding offsite facilities is in Appendix F. Following is a 

summary of the directory research information provided by EDR.  

The city directories indicate that the Site was occupied by a church from 2006 to 2016. The occupants 

listed for the Site include Lighthouse Christian Church (2006) and Twin Cities Christian Church (2010 

and 2014).  
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Several miscellaneous residential and retail-commercial businesses/facilities/occupants are identified 

on streets within the site vicinity, including Mesa Drive, College Boulevard, Calle Goya, Los Alamos 

Way, and Natoma Way. None of these listed residents/facilities/businesses identified in the city 

directories suggest uses that pose a threat to cause or have caused an REC at the Site.  
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6. SITE RECONNAISSANCE 

This section summarizes observations of the Site and surrounding properties made during the site 

reconnaissance.  

6.1 Methodology and Limiting Conditions 

Dylan Ehrsam, Senior Staff Scientist with Geocon, performed the site reconnaissance unaccompanied 

on August 30, 2019, by walking the Site. Mr. Ehrsam performed the offsite survey by observing 

adjacent properties from the Site and adjacent public streets. Weather on the day of the site 

reconnaissance was sunny and clear with temperatures in the upper-70s. Photographs of various site 

features and offsite properties are appended. Figure 2 is a Site Plan illustrating selected site features.  

6.2 General Site Setting 

The Site is located in an area of predominantly single-family residential development east of the Ivey 

Ranch and Canyon Vista neighborhoods in Oceanside, California. The site is surrounded by residential 

properties to the south, north, and east, and a church to the west. 

6.3 Onsite Survey 

The Site is an overflow gravel parking lot, with an asphalt roadway and lighting poles surrounding the 

overflow lot (Photograph Nos. 1 through 6). An RV/bus storage canopy is located on the northwestern 

portion of the Site (Photograph No. 7). We observed landscaped areas and a brow ditch along the 

southern portion of the Site (Photograph No. 8). The brow ditch appears to convey stormwater into the 

municipal storm drain along Mesa Drive. The balance of the Site is undeveloped and no additional 

improvements were observed. 

We observed no odors, pools of liquid, or surficial staining on the Site. We observed no evidence of 

RECs on the Site.   

6.4 Offsite Survey  

The adjacent property to the west, Lighthouse Christian Church, has a Verizon Wireless Operations 

Control Center enclosure which contains an approximate 250-gallon diesel aboveground storage tank 

(AST) to support their telecommunications network emergency generator (Photograph No. 9; Figure 2). 

The AST was staged on concrete with secondary containment and appeared to be in good condition 

with no evidence of fluid leaks or spills.  
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Properties within the site vicinity include: 

 North:   Undeveloped hillside, beyond which is single-family residential development 
(Photograph No. 10). 

 South:   Mesa Drive, beyond which is residential development and the Joe and Mary Mottino 
Family YMCA (Section 4.1.2) (Photograph Nos. 11 and 12). 

 East:   Single-family residential development along Glenhollow Circle (Photograph No. 13).

 West:   Lighthouse Christian Church (Photograph No. 14). 

We observed no evidence of RECs on the surrounding properties. 
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7. INTERVIEWS 

The current property owner representative, Michael Openshaw, Pastor with Lighthouse Christian 

Church, for information regarding past use of the Site. According to Mr. Openshaw, the Site is 

currently vacant land used by the Lighthouse Christian Church for overflow parking. He added that 

they have occupied the Site since 2003 and that to his knowledge has been vacant land prior to 2003. 

Mr. Openshaw stated that no permanent structures exist on the property, and utilities are provided by 

the City of Oceanside (water and sewer), SDG&E (electricity and natural gas) and Waste Management 

(trash). No additional pertinent information related to the environmental condition of the Site is 

provided and the owner/occupant questionnaire identifies no environmental concerns. 
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8. SUMMARY OF FINDINGS 

The following table summarizes our findings and opinions regarding the Site, including known or 

suspect RECs, CRECs, HRECs, and de minimis environmental conditions. 

Assessment Category Observed (Y/N) 

(REC/ 
CREC/ 
HREC/ 
DM or 
None) 

Recommended 
Actions 

Report 
Section(s) 

Hazardous 
Substances/Petroleum Products 

N N NFA 

Hazardous Wastes N N NFA 

Non-Hazardous Wastes N N NFA 

Aboveground/Underground 
Storage Tanks 

N N NFA 

Unidentified Substance 
Containers 

N N NFA 

Equipment Potentially 
Containing PCBs 

N N NFA 

Wastewater Systems N N NFA 

Evidence of Releases N N NFA 

Pools of Liquid, Pits, Ponds, 
Lagoons 

N N NFA 

Wells N N NFA 

Other Site Issues N N NFA 

Nearby Properties N N NFA 

Historical Land Use – Site N N NFA 

Historical Land Use – Nearby 
Properties 

Y N NFA 5.1 

Recommended Action: 
AA = Additional action recommended. 
NFA = No further action required at this time. 
DM = De minimis condition where additional activities do not appear warranted at this time.

We observed no evidence of RECs or de minimis environmental conditions at the Site. 
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9. CONCLUSIONS AND RECOMMENDATIONS 

We have performed a Phase I ESA, in general conformance with the scope and limitations of ASTM E 

1527-13, of the approximate 2.91-acre property located within the eastern portion of 4700 Mesa Drive 

in Oceanside, California. The San Diego County APN for the Site is 161-511-19. 

The Phase I ESA identified no evidence of RECs in connection with the Site. Therefore, additional 

environmental assessment does not appear warranted at this time.  

If soil staining or petroleum odors are observed during any future redevelopment of the Site, we 

recommend retaining an environmental professional to observe and possibly assess areas of potential 

impact to determine if further action is warranted. Additionally, any undocumented subsurface 

structures or equipment encountered during site redevelopment activities including septic tanks, USTs, 

wells, etc. should be properly abandoned/removed in accordance with San Diego County regulatory 

requirements.  
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Photograph No. 1 

View to the east across the Site from southwestern portion of Site.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photograph No. 2 

View to the northwest from southeastern corner of Site.  
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